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HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

I INTRODUCTION

Project Background

e Boulevard Strategies Was Hired By The Hilltop Business Association in August 2007 to Compile a Market Analysis
for Land Uses Along the Hilltop Portion of West Broad Street

Boulevard Strategies is a Columbus-Based Economic Development Consulting Firm That Specializes in Market
Studies for Urban Commercial Environments

This Study Was Made Possible Through a Grant by Columbus City Council

-~

The Market Study Area Extends from Highland Avenue on the East to Demorest Avenue on the West Along
West Broad Street

West Broad Street Opened in 1833 as a Segment of the 228 Mile Historic National Road in Ohio Which Opened
Up the State of Ohio for Settlement and Commerce

This Study Emphasizes Retail and Dining Market Trends But the Potential for Other Uses Such as Office and
Residential Is Examined, As Well

¢ This Market Analysis Seeks to Accomplish the Following:

Identify Retail Market Trends and Opportunities

Assess Current and Potential Hilltop/West Broad Corridor Retail Performance

Identify Regional Trends in Urban and Senior Housing and Small Office Development

Assess Hilltop/West Broad Corridor for Office/Housing/Mixed Use/Other Developments (i.e., Non-Retail)

Understand Assets and Challenges as They Relate to West Broad Street Business Environment




HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

l. INTRODUCTION

A. Project Background (Cont'd)

- Suggest Improvements to Current Business Conditions, Including New Businesses to Recruit

- Provide Market Information and Strategies to Assist the HBA and Local Property Owners in Recruiting Target
Businesses

e It ls Also Important to Understand the Study’s Parameters
- It s Not A Land Use Plan or Zoning Code Though it May Touch on Those Areas

- It Does Not Address Global or Non-Business Issues Such as the National Economy, Race Relations,
Immigration Policy, Etc. Other Than to Acknowledge Impact where Relevant

o This Report Attempts to Connect the Hilltop Community Desires for Commercial Development on West Broad
Street with Market Realities






HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

Il RETAIL MARKET OUTLOOK

C. Hilltop Retail Spending Patterns (Cont’d)

e About 1in 3 Hilltop Trade Area Households Earn At Least $50,000 Per Year Yet Those 9,500 Households Account
For 57% of Trade Area Retail Spending ($300 Million Out of $525 Million)

- These Households Account For About 70% of the Hilltop Trade Area’s Spending on Home Goods, Fashion
Goods, Leisure Goods, and Dining and Entertainment

Middle to Upper Income Households in the Hilltop Trade Area Spend $35 Million a Year at Dining and
Entertainment Establishments

- The 2/3 of the Hilltop Trade Area Households That Earn Less Than $50,000 per Year Comprise About a $145
Million/Year Market for Basic Convenience Goods and Services, About 57% of Overall Spending on This

Category by Hilltop Residents

These Residents Spend a Whopping 64% of Their Retail Budgets on Everyday Goods and Services (vs.

45% Nationally), Leaving Little for Discretionary Purchases
The Hilltop/West Broad Corridor Currently Captures About 20% of Convenience Goods and Service

Spending by These Households, a Respectable Share Based on Our Past Experience in Similar Markets
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HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

RETAIL MARKET OUTLOOK

West Side Retail Competition

Each Merchant Interviewed Was Asked to Name Their Top 3 Competitors

National Chains Were Mentioned 54% of the Time

Hilltop/West Broad Corridor Retailers Primarily Compete With Other Businesses Located on West Broad Street
From Franklinton Square Shopping Center on the East to Prairie Township on the West

Big Box Retail has Flourished in Grove City (Stringtown Road) and Hilliard-Rome Road South of Hilliard
Wal-Mart at Georgesville Road Also Serves Hilltop Area

Sullivant Avenue is Complementary Commercial Strip to West Broad Street

The Southwest Retail Submarket was Afflicted with 1,341,638 Square Feet of Vacant Space at Year-End 2007,
According to Grubb & Ellis/Adena Realty Advisors

This Translates into an 19.6% Vacancy Rate, the Worst Among Franklin County’s Submarkets and an 1.8%
Increase over Year-End 2006

On the Other Hand, This is an Improvement Over 2006 as Over 100,000 Square Feet of Space Has Been
Absorbed This Year (Primarily in Grove City)

Neighborhood Strip Center Space is Renting for $8/Sq. Ft. on Average (Compared to $5.50/Sq. Ft. on
Hilltop/West Broad Corridor and $11/Sq. Ft. Countywide)

Most of West Side’s Vacant Space is Concentrated in Westland Area as Retail Action Follows New Rooftops to
South and West
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HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

RETAIL MARKET OUTLOOK

West Side Retail Competition (Cont’d)

There Are 20+ Sit-Down Restaurants with Liquor Licenses That Currently Serve Southwestern Franklin County,
Including the Hiiltop Trade Area

They Range from Red Lobster, the Florentine, and Outback Steakhouse at High End to Sports Bars Such as
BW3 and Roosters as More Affordable Alternatives -

Typical Dinner Check, Not Including Drinks or Desserts, Is in $8-$11 Range
Independents are $1 Below This Average While Chains Are $1 Above

Also Numerous Family Restaurants (Bob Evans, TeeJaye’s, Perkins, Cracker Barrel, Frisch’s), Buffets
(Hometown, several Chinese) and Cafeterias

Ten Restaurants Ten Minutes Away on Stringtown Road
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I RETAIL MARKET OUTLOOK

E. Hilltop/West Broad Retail Performance

o The Hilltop/West Broad Corridor’s Retail Mix is Dominated by Convenience Goods and Services

31 of the Strip’s 51 Retail Businesses Serve Everyday Needs of Local Residents and Workers
Anchors Include Walgreens and Gearhardt's True Value Hardware

Rest of Mix Includes Mini-Marts/Carry-Outs, Hair/Barber Salons, Fast Food, and Retail Services

There are Relatively Few Specialty Shops or Sit-Down Restaurants

The Hilltop Marketplace Closed at the End of Last Year and Will Be Replaced with a Buckeye Ranch
Counseling Center

These 51 Businesses Occupy an Estimated 125,000 Square Feet of Space Altogether

All of the Corridor's Retail Space Could Easily Fit Inside a Wal-Mart Supercenter (Which Are Usually at
Least 200,000 Square Feet)

New Post Office is Not Considered to Be a Retail Business But It Does Drive Traffic to West Broad Street

o The Hilltop/West Broad Corridor Recorded an Estimated $28 Million in Retail Sales in 2007

The Maijority of These Sales Fell in the Convenience Goods and Services Categories ($20 Million, or 70%)

$285 Sales Per Square Foot Performance is Just 5% Shy of Industry Standard of $300
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I RETAIL MARKET OUTLOOK

E. Hilltop/West Broad Retail Performance {Cont’'d)

Sales are Meager in Other Major Retail Merchandise Groups

Independent Retailers in Specialty Niches Find It More Difficult to Complete With Category Killers, Big Box

Discounters, and Internet Retailers
On the Other Hand, Independent Restaurants and Specialty Food/Beverage Venues are Thriving, on Other

Commercial Strips Throughout Columbus

o The West Broad Corridor is Capturing About 5% of the Hilltop Trade Area’s Annual Retail Spending

Market Share Ranges from 8% in Convenience Goods and Services Categories to Less Than 1% of Fashion
Goods

West Broad Street is Capturing Only $1 Million Out of $55 Million Hilltop Residents and Nearby Workers
Spend on Dining and Entertainment Each Year

A Sit-Down Restaurant with 100 Seats Needs About $1 Million Per Year in Sales to be Successful (i.e.,
$10,000 Per Seat)

o If West Broad Corridor Were Firing on All Cylinders, We Estimate that It Could Capture Up to 8% of Hilltop Trade
Area Spending in a Best Case Scenario

This Assumes That Half of Vacant First Floor Commercial Space is Filled by Viable Retail and Food Service
Concepts

And, That Improvements in the Business Environment are implemented, Resulting in a 10% Sales Increases
Across the Board

This Would Increase the West Broad Corridor's Annual Retail Sales to $42.5 Million or $250 Per Square Foot
and Would Add 200 New Jobs to the West Broad Corridor

17



MOOT1LNO 13XMHVYI 301440 HI



HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

OFFICE MARKET OUTLOOK

Regional Office Trends

According to Grubb & Ellis, the Greater Columbus Market Has an Office Vacancy Rate of About 15%

This Is a Considerable Improvement From 2002 When it Had the Nation’s Highest Vacancy Rate at Over 24%

Improvements to This Rate are Decelerating as New Construction Slowly Picks Up and Office-to-Condo Action
Slows Down

About 300,000 to 350,000 Square Feet of Net Absorption Per Year
Class C Vacancies Increased Slightly to 14% This Year

Rents Generally in $10 to $14 Per Square Foot Range vs. $16 to $25 Per Square Foot for Class A/B Space

Emerging Office Trends in This Decade Include:

Mixed-Use, Amenity Rich Settings Favored Over Sterile, Single Use Office Parks
More Flexibility, Energy Efficiency, Team Spaces in New Designs

Niche Concepts Such as Office Suites, Office Condos, Mobile Offices, Shared Jobs, Telecommuting, Business
Incubators, and Home Offices Are Re-Shaping Office Market

Parking, Security, Utilities, and Tax Incentives Gain in Importance Alongside Location, Amenities, and
Occupancy Costs in Office Tenants’ Decision-Marking Choices

Medical Office, By Far, Is The Hottest Segment of the Office Real Estate Industry as Baby Boomers Age and
Hospitals Become More Competitive

Medical Office Site Selection Process Driven by Patient Demographics, Relationships with Hospitals,
Complementary Practices With Other Physicians
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HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

M. OFFICE MARKET OUTLOOK

B. Hilltop/West Broad Office Market

¢ The Hilltop Portion of West Broad Street Has Twice as Much Occupied Office Space (Est. 250,000 Sq. Ft.) Than
Retail Space (Est. 125,000 Sq. Ft.)

- There Are An Estimated 70 Office-Based Businesses Along the Corridor

- West Broad, Between Mount Carmel and Doctor's West Has Attracted Concentration of Doctors/Dental Offices
and Medical Clinics

¢ The West Side is Among the Smallest Submarkets for Office Space in Central Ohio
- There is Not Much Office Space from Which to Choose South of I-70 In Franklin County

- Office Rents on the West Side Exceed Retail Rents by $4 Per Square Foot on Average
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HILLTOP/WEST BROAD CORRIDOR MARKET ANALYSIS - INTERIM REPORT

HOUSING MARKET OUTLOOK

Regional Housing Trends

After 6 Straight Record-Breaking Years, the Central Ohio Single Family Housing Has Hit the Skids the Last 2 Years

National Housing Market Is Worst in 16 Years, According to Fed Reserve Chairman

Number of Housing Units Grew By Percentage Double the Rate of Population Increase While Number of Jobs
Declined in Central Ohio From 2000 to 2004

Aggressive Sales Tactics, Inflated Appraisals, and Subprime Lending Have Resulted in 9-Fold Increase in
Foreclosures in Ohio vs. 10 Years Ago

Columbus Has 23™ Highest Rate of Foreclosure Among USA’s Top 100 Metropolitan Areas According to

Realty Trac
Communities Such as the Hilltop Suffer Further as Criminal Activity Moves Into Vacant Properties and Spills

Over Into Less Impacted Neighborhoods and Commercial Strips, Driving Down Property Values

Other Side Effects Include Bad Renters (Due to Owner’'s Desperation), Looting (Especially Wiring), Graffiti,
Fires (To Stay Warm), and Poor Image for Whole Neighborhood to Potential Homebuyers

Regardless of Overall Housing Market, Condos Have Been Hottest Segment

Currently Account for 14% of All Home Sales vs. Only 7% in 1990

Desirable Amenities Include Dedicated Parking, Storage Space, Upscale Finishes, 1 Bathroom Per Bedroom,
Green Space, Security Presence, and Nearby Shopping and Restaurants

Typical Buyers Include Empty Nesters, Young Couples (First Time Buyers), Single/Divorced Wﬁrﬁéﬁ in
30's/40’s
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IV.  HOUSING MARKE T OUTLOOK

A. Regional Housing Trends (Cont’'d)

- Condo Market Experiencing Softness Currently as Empty Nesters Have Trouble Selling Homes

Also, There Appears to Be Too Much Product at High End (Especially in Downtown/Arena District/Victorian
Village)

- Apartment/Rental Market Benefits From Downturn in For-Sale Housing Market
» First Baby Boomers Started Collecting Social Security This Year
- 20 Million Will Reach Retirement Age Over Next 5 Years
- Typical 65-Year-Old Can Expect to Live to Age 83 Today
Will Life Expectancy of Boomers Increase (Medical Advances) or Decrease (Obesity)?
- Boomers Will Ease Into Retirement and Will Seek to Age In Place
Will Continue to “Play Hard” (Travel, Outdoor Activities, Exercise)

Will Seek Lifelong Learning Experiences and Second Careers
Will Seek Out Social Experiences with All Ages Not Just Peers
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HOUSING MARKE T OUTLOOK

Regional Housing Trends (Cont'd)

- Baby Boomers Will (Still) Be In Age Denial

Have Already Spent Record Amounts on Health Clubs, Home Exercise Machines, Cosmetic Surgery,
Organic Foods, Vitamins, Bottled Water, Hair Color, Botox, and Viagra

- Toxic Reaction to Anything Labeled “Senior” or “Mature”

- Housing in Active Commercial Corridors Offer Opportunities for Seniors to Stay Active and Connected to Their
Communities

Groups Most Attracted to Market Rate Urban Housing Alternatives Unlikely to Have Children Present
- But They Are Very Likely to Have Pets for Companionship

70% of Columbus Area Households Have at Least One Dog or Cat (vs. 63% Nationally)
Pets Gain Status as Full-Fledged Family Members

- Places That Are Pet-Friendly Have Distinct Emotional Edge

Dogs, In Particular, Need Outdoor Places to Walk and Socialize
Dogs Also Provide a Measure of Security for Residents
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Housing Costs, 2006

HILLTOP/WEST BROAD CORRIDOR

HOUSING CHARACTERISTICS

Hilltop
Trade Area

City of
Columbus

2006 Median Household Value
20086 Median Monthly Rent

Household Occupancy, 2007

$105,610
$444

Owner-Occupied
Renter-Occupied
Vacant
TOTAL

Household Stability, 2007

52.7%
38.6%
8.7%

$132,100
$629

46.7%
45.6%
1.7%

100.0%

In Current Residence, 5+ Years
Annual Turnover
Median Years In Residence

Homes Built By Year, 2000

34.4%
19.5%
3.7

Before 1950
1950's/1960's
1970's/1980's
1990's
TOTAL

Median Age of Home

34.5%

39.6%
16.7%
9.2%

100.0%

29.6%
22.9%
3.0

21.9%
28.7%
32.0%
17.4%

100.0%
43.4 Years

SOURCES: U. S. Census Bureau, SITES USA, and Boulevard Strategies

100.0%
30.0 Years

Hilkop07-13
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IV.  HOUSING MARKET OUTLOOK

B. Hilltop/West Broad Housing Market

o The Hilltop Is One of The Most Affordable and Stable Areas of Columbus

Housing Values Track 20% Below Citywide Median

Rents Were Running 30% Below Citywide Median Which May Be a Sign That Better Rentals Are Needed
There Are an Estimated 300 Houses in Foreclosure in the Hilltop Area

Owner Occupancy (58% of Occupied Units) is 7% Higher Than the Citywide Average

This Leads to Longer Tenure Among Hilltop Residents (16% More Likely to Have Lived in Same Residence
as 5 Years Ago Than Typical City Resident)

- Many Newcomers Drawn to Historic Neighborhoods with High Quality Pre-WW [l Construction

The Typical House In Hilltop Area Was Built in 1957 But About One-Third Were Built Before World War

New Housing on Wheatland Moving Forward Again

Meanwhile, Homes on the Hill and Other Groups Boost Homeownership Efforts
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IV.  HOUSING MARKET OUTLOOK

B. Hilltop/West Broad Corridor Housing Market

e There Are An Estimated 50 to 60 Residential Units Scattered Among the West Broad’s Commercial Uses

Most Are Apartments and Other Rental Units
Many Older Homes Have Been Split Into Apartments or Converted to Offices

Apartment Rents Are So Deflated on West Broad Street That Some Landlords Prefer to Leave Them Vacant
Given the Quality of Tenants Attracted and Problems/Damage That Occurs

Local Real Estate Professionals Not Bullish on Market for Condos on West Broad
Too Many Choices in Other Urban Neighborhoods for Young Professionals and Suburban Empty Nesters
Senior Housing Could be a Potential Opportunity, On the Other Hand If Safety Issues Are Addressed

Market to Older Boomers Who Want to Stay in Hilltop Community
Proximity to Pharmacies, Medical Offices, and Bus Lines Would Appeal to Seniors with Limited Mobility
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